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STAFF REPORT:  PERMIT AMENDMENT 
 
 
APPLICATION NO.:    1-97-077-A3    
 
APPLICANT: Joe Nanya  
 
APPLICANT’S AGENT: Roger Collin 
 
PROJECT LOCATION:  Albion River Campground at 33800 North 

Albion River Road, Albion, Mendocino 
County (APN 123-170-01) 

 
DESCRIPTION OF ORIGINALLY 
APPROVED PROJECT: Conversion of Albion River Campground 

from a mobile home park to an 18-space 
recreational vehicle park; including removal 
of ten dilapidated mobile homes, and 
improvement of water, electrical and septic 
capacity. 

 
DESCRIPTION OF 
AMENDMENT NO. 1: Demolition of existing shower and restroom 

buildings; relocation of 10 existing 
campsites; modification of the septic 
system; installation of landscaping; 
construction of a new 15-foot-high tractor 
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shed/garage; and construction of a two-story 
3,840-square-foot multipurpose building 
with a maximum height of 25 feet to house 
offices, a relocated laundry facility, meeting 
and recreation hall, a reception and 
interpretive lobby, storage rooms, and 
shower and restroom facilities. 

 
DESCRIPTION OF  
AMENDMENT NO. 2 
(WITHDRAWN):  (1) Allow two spaces in the campground to 

be used for employee housing; (2) replace 
existing unshielded lights with shielded, 
downcast fixtures, and install new shielded 
and downcast 20’ parking lot pole lights at 
eight locations and 4’ post lights along all 
campground roadways; and (3) provide boat 
and travel trailer/RV storage spaces along 
the eastern border of the property adjacent to 
the Albion River to customers. 

 
DESCRIPTION OF CURRENT 
AMENDMENT REQUEST: (1) Allow two spaces in the campground to 

be used for employee housing; and (2) 
replace existing unshielded lights with 
shielded, downcast fixtures, and install new 
lighting at five locations, and install lights 
on existing and new 4’ posts along 
campground roadways. 

 
 
GENERAL PLAN DESIGNATION:  FV (Fishing Village) 
 
ZONING DESIGNATION: FV (Fishing Village), FP (Flood Plain) 
 
 
SUBSTANTIVE FILE DOCUMENTS:  CDP No. 1-97-077 (Seto); CDP No. 1-97-

077-A1 (Nanya); CDP 1-97-077-A2 
(withdrawn); Mendocino County LCP 
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SUMMARY OF STAFF RECOMMENDATION:  
 
This amendment request seeks “after the fact” approval for unpermitted activities as well 
as approval for proposed new development at the Albion River Campground and Marina, 
located on Albion Flats in a “highly scenic area,” immediately east of Highway One in 
Albion. The main issues raised by the proposed amendment are impacts to visual 
resources associated with a proposed lighting plan and the proposed use of camping sites 
at the low-cost visitor serving facility for employee housing.  
 
The original project approved by the Commission in 1998 (1-97-077, Seto) involved the 
conversion of Albion River Campground from a mobile home park to an 18-space 
recreational vehicle park; including removal of ten dilapidated mobile homes, and 
improvement of water, electrical and septic capacity. The Commission subsequently 
amended the permit in 2004 (1-97-077-A1) to allow the demolition of existing shower 
and restroom buildings; relocation of 10 existing campsites; modification of the septic 
system; installation of landscaping; construction of a new 15-foot-high tractor 
shed/garage; and construction of a two-story 3,840-square-foot multipurpose building 
with a maximum height of 25 feet to house offices, a relocated laundry facility, meeting 
and recreation hall, a reception and interpretive lobby, storage rooms, and shower and 
restroom facilities.  This permit amendment has not yet been issued. 
 
The applicant submitted CDP Amendment Application No. 1-97-077-A2 in June, 2004 to 
correct on-going violations at the site that included a request for authorization of (1) two 
spaces in the campground to be exempt from the six-month stay limitation so that the 
spaces can be utilized for year-round employee housing; (2) replacement of existing 
unshielded lights with shielded, downcast fixtures, and installation of new shielded and 
downcast lighting around the campground; and (3) the provision of boat and travel 
trailer/RV storage spaces to customers, with or without fees.  Staff prepared a 
recommendation for the Commission and scheduled the item for the Commission’s 
October 15, 2005 meeting.  In its staff recommendation dated September 30, 2005, staff 
recommended that the Commission approve with conditions, the two RV spaces for 
employee housing, and replacement of existing lighting and installation of new lighting.  
Staff further recommended that the Commission deny the request for boat and travel 
trailer/RV storage based on inconsistencies with the visual resource protection, flood 
hazards, and water quality policies of the Coastal Act.  On October 7, 2005, prior to the 
October 15, 2005 Commission hearing, the applicant withdrew the application.  
Therefore, the Commission never acted on CDP Amendment Application No. 1-97-077-
A2.  
 
In March 2006, the applicant resubmitted the current CDP amendment application (1-97-
077-A3) to resolve on-going violation issues at the site.  The proposed amendment seeks 
approval of two of the three items in the previous amendment application including (1) 
allowance of two spaces in the campground to be exempt from the six-month stay 
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limitation so that the spaces can be utilized for year-round employee housing; and (2) 
replacement of existing unshielded lights with shielded, downcast fixtures, and 
installation of new shielded and downcast lighting around the campground.  The 
provision of on-site boat and travel trailer/RV storage spaces is not a part of this permit 
amendment application.  The applicant is separately pursuing a claim of vested rights for 
the boat and travel trailer/RV storage. 
 
Staff is recommending that the Commission find that the proposed use of two fully-
plumbed R.V. spaces in the campground for year-round employee housing is consistent 
with Section 30213 of the Coastal Act, which requires the protection and encouragement 
of lower-cost visitor accommodation facilities. The campground contains 18 fully 
plumbed R.V. sites (with sewer hook-ups, water, and electricity) and 82 dry R.V. 
campsites, with water and power only (ten of which are to be re-located to the 
northeastern portion of the property on the “spit” under CDP No. 1-97-077-A1).  The 
campground typically has one employee stationed near the entry gate to provide “on call” 
check-in service during normal business hours and after hours, and to provide security at 
the gate, store, and café locations. A second employee is responsible for unloading 
commercial fishing boats at the docks during daytime hours and after dark, and oversees 
logistics at the docks and launch ramps, such as boat trailer parking and site maintenance 
during heavy launch schedules on peak weekends. The applicant has demonstrated that 
the proposed use of two RV spaces to house two employees with these specific duties is 
necessary to facilitate the effective operation of the campground/marina facility.  As (a) 
the proposed housing use would enable the Albion River Campground and Marina to 
continue to provide low-cost visitor accommodations in the coastal zone, consistent with 
Coastal Act Section 30213; and (b) the conversion of two of the 100 existing RV sites at 
the campground to employee housing would not significantly reduce the amount of RV 
spaces available for low-cost overnight public use of the site, staff recommends that the 
Commission find that the conversion of two fully-plumbed R.V. spaces to employee 
housing is consistent with Section 30213 of the Coastal Act. Therefore, staff recommends 
that the Commission impose Special Condition No. 11, which replaces Special Condition 
No. 1 of the original and amended permit and exempts the two R.V. spaces from the six-
month stay limitation affecting the other RV spaces.  
 
In addition, staff is recommending that the Commission approve with special conditions 
the replacement of existing unshielded lights with shielded, downcast fixtures, and the 
installation of new, shielded and downcast lighting around the campground. The lighting 
plan, as proposed, would include lighting improvements at five locations for safety and 
security purposes, including the main entrance, store/café, bathhouse, gangways to 
floating docks, and launch ramps (see Exhibit No. 3), and new shielded and downcast 
lights on new and existing 4-foot posts, 40-feet apart, lining campground roadways, 
including the roadway to the new dry campsites in the “old storage yard” location.  
 
The applicant claims that some of the proposed lighting is necessary, in part, to provide 
Department of Housing and Community Development (HCD) minimum illumination 
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standards for RV parks (Section 2108, Chapter 2.2, Title 25 of California Code of 
Regulations).  The applicant proposes to install the lighting according to specifications 
provided by a qualified lighting engineer and acceptable to the Coastal Commission and 
HCD.  Although the lighting is proposed to be shielded and downcast and developed by a 
lighting engineer, if not properly designed these lights could significantly impact visual 
resources in the area by causing glare, lighting up the RV park and drawing attention to 
the site from public vantage points (e.g. Albion River Bridge), causing the development 
to be insubordinate to the character of its setting, and depriving the public of nighttime 
views in the area, inconsistent with Section 30251 of the Coastal Act.    
 
To ensure that the proposed lighting is designed and installed in a manner that provides 
for high quality illumination for safety and security that both meet HCD standards and 
protects nighttime views and visual resources, consistent with the visual resource 
protection policies of the Coastal Act, staff recommends that the Commission impose 
Special Condition No 10. This condition would require that prior to issuance of the 
coastal development permit amendment, the applicant provide a revised lighting plan that 
employs (1) the use of safety and security lighting that is no more than 2 feet in height 
and the minimum amount necessary for the safe ingress and egress of the areas; and (2) 
the use of lamps that are low voltage and low lumens, such as red colored incandescent 
lamps of low wattage or low-lumen white lights, and the use of full-cut off fixtures, to 
reduce glare and light trespass.  
 
As conditioned, the staff believes the proposed conversion of two RV spaces to the 
proposed employee housing and the proposed lighting plan would be consistent with the 
Chapter 3 policies of the Coastal Act. 
 
The motion to adopt the staff recommendation is found on page 8. 
 
 
STAFF NOTES: 
 
1. Procedure and Background: 
 
Section 13166 of the California Code of Regulations states that the Executive Director 
shall reject an amendment request if it lessens or avoids the intent of the approved permit 
unless the applicant presents newly discovered material information, which he or she 
could not, with reasonable diligence, have discovered and procured before the permit was 
granted.  
 
Coastal Development Permit No. 1-97-077 (Seto) was approved for conversion of a 
mobile home park to a recreational vehicle park with various improvements to the Albion 
River Campground including installation of new electrical and water supply lines to 
replace and repair existing utilities to the 18 new recreational vehicle spaces; repairing 
the sewage disposal system; and demolishing ten dilapidated mobile homes. The 



1-97-077-A3 
JOE NANYA 
Page 6 
 
 
Commission granted this permit on March 11, 1998 with one special condition imposed 
to assure that the site would remain a lower-cost visitor-serving recreational facility, 
consistent with Sections 30213, 30221, and 30222 of the Coastal Act. The special 
condition limits the use of the recreational vehicle spaces to transient visitor use and 
requires additional permit authorization for any future development on the site, including 
conversion of the recreational vehicle spaces to residential use. 
 
An amendment to the CDP (1-97-077 A1) was approved on January 14, 2004 to demolish 
existing shower and restroom buildings; relocate 10 existing campsites; modify the septic 
system; install landscaping; construct a new 15-foot-high tractor shed/garage; and 
construct a two-story 3,840-square-foot multipurpose building with a maximum height of 
25 feet to house offices, a relocated laundry facility, meeting and recreation hall, a 
reception and interpretive lobby, storage rooms, and shower and restroom facilities. The 
Commission granted this permit with conditions to insure consistency with the visual 
resource policies of the Coastal Act, including that non-reflective, dark, earth tone colors 
be used for exterior sidings and other exterior components to ensure that the development 
will be visually compatible with the surrounding area, and that outdoor lighting be the 
minimum necessary for the safe ingress and egress of the structures, and that they be low-
wattage, non-reflective, shielded, and directionally cast downward such that no light 
would shine beyond the boundaries of the subject parcel. Additionally, a special 
condition was imposed to ensure the removal and proper disposal of demolition debris, 
the conformance to an approved landscaping plan, the submittal of a revised runoff 
control plan, the submittal of a Flood Hazard Development Permit approved by 
Mendocino County, and that the permittee shall assume the risks of flooding hazards to 
the property and indemnify the Commission for all liability and waive any claim of 
liability against the Commission.  This permit has not yet been issued. 
 
The applicant submitted CDP Amendment Application No. 1-97-077-A2 in June, 2004 to 
correct on-going violations at the site that requested after-the-fact authorization of (1) two 
spaces in the campground to be exempt from the six-month stay limitation so that the 
spaces can be utilized for year-round employee housing; (2) replacement of existing 
unshielded lights with shielded, downcast fixtures, and installation of new shielded and 
downcast lighting around the campground; and (3) the provision of boat and travel 
trailer/RV storage spaces to customers, with or without fees.  Staff prepared a 
recommendation for the Commission and scheduled the item for the Commission’s 
October 15, 2005 meeting.  In its staff recommendation dated September 30, 2005, staff 
recommended that the Commission approve with conditions, the two RV spaces for 
employee housing, and replacement of existing lighting and installation of new lighting.  
Staff further recommended that the Commission deny the request for boat and travel 
trailer/RV storage based on inconsistencies with the visual resource protection, flood 
hazards, and water quality policies of the Coastal Act.  On October 7, 2005, prior to the 
October 15, 2005 Commission hearing, the applicant withdrew the application.  
Therefore, the Commission never acted on CDP Amendment Application No. 1-97-077-
A2.  
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The applicant resubmitted the current CDP amendment application (1-97-077-A3) to 
resolve on-going violation issues at the site.  The proposed amendment seeks approval of 
two of the three items in the previous amendment application including (1) allowance of 
two spaces in the campground to be exempt from the six-month stay limitation so that the 
spaces can be utilized for year-round employee housing; and (2) replacement of existing 
unshielded lights with shielded, downcast fixtures, and installation of new shielded and 
downcast lighting around the campground.  The provision of on-site boat and travel 
trailer/RV storage spaces is not a part of this permit amendment application.  The 
applicant is separately pursuing a claim of vested rights for the boat and travel trailer/RV 
storage. 
 
Upon receipt of the amendment request, the Executive Director accepted the amendment 
request for filing on the basis that with conditions, the proposed modifications to the 
project could be made consistent with the applicable Coastal Act policies and would not 
lessen or avoid the intent of the Commission’s prior action on the original permit and the 
first permit amendment (CDP Nos.1-97-077 and 1-97-077-A1). The proposed use of the 
two RV spaces for employee housing would be consistent with the policies in the Coastal 
Act regarding the protection of visitor serving accommodations because (a) the proposed 
housing use would enable the Albion River Campground and Marina to continue to 
provide low-cost visitor accommodations in the coastal zone, consistent with Coastal Act 
Section 30213; and (b) the conversion of two of the 100 existing RV sites at the 
campground to employee housing would not significantly reduce the amount of RV 
spaces available for public use at the site.  With respect to the proposed lighting plan, the 
recommended Special Condition No. 10 would render the impacts on visual resources 
below levels of significance, as the amount of ambient light cast by the light bulbs 
installed would be limited and designed to minimize their intrusiveness on the landscape.  
 
 
2. Standard of Review 
 
The proposed project is located in the County of Mendocino.  The County has a certified LCP, 
but the project that is the subject of Coastal Development Permit Amendment Application No. 1-
97-077-A3 is located within an area shown on State Lands Commission maps over which the 
State retains a public trust interest and is within the Commission’s area of retained permit 
jurisdiction. Therefore, the standard of review that the Commission must apply to the project is 
the Chapter 3 policies of the Coastal Act. 
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I. MOTION, STAFF RECOMMENDATION AND RESOLUTION: 
 
The staff recommends that the Commission adopt the following resolution: 
 
 Motion: 

 
I move that the Commission approve Coastal Development Permit 
Amendment No. 1-97-077-A3 pursuant to the staff recommendation. 
 

Staff Recommendation of Approval: 
 
Staff recommends a YES vote.  Passage of this motion will result in approval of the 
amendment as conditioned and adoption of the following resolution and findings.  The 
motion passes only by affirmative vote of a majority of the Commissioners present. 
 
Resolution to Approve the Permit Amendment: 
 
The Commission hereby approves the coastal development permit amendment and adopts 
the findings set forth below on grounds that the development as amended and subject to 
conditions will be in conformity with the policies of the certified Mendocino County 
Local Coastal Program, is located between the sea and the nearest public road to the sea, 
and is in conformance with the public access and recreation policies of Chapter 3 of the 
Coastal Act.  Approval of the permit complies with the California Environmental Quality 
Act because feasible mitigation measures and/or alternatives have been incorporated to 
substantially lessen any significant adverse effects of the amended development on the 
environment. 
 
 
II. STANDARD CONDITIONS:    (See attached Appendix A) 
 
III. SPECIAL CONDITIONS: 
 
Note:   Special Condition No. 1 of the original permit and Special Condition No. 7 of 
Permit Amendment No. 1-97-077-A1 are modified and imposed as a condition of this 
permit amendment.  Special Condition Nos. 4, 5, 6, 8, and 9 of Permit Amendment No. 
1-97-077-A1 are re-imposed as conditions of the permit amendment without any changes 
and remain in full force and effect.  Special Condition Nos. 2 and 3 of Permit 
Amendment No. 1-97-077-A1 are replaced by Special Condition Nos. 11 and 12 
respectively.  Special Condition Nos. 10 and 13 are additional new conditions attached to 
the permit amendment. 
 
Deleted wording within the modified special conditions is shown in strikethrough text, 
new condition language appears as bold underlined text.  For comparison, the text of the 
permit conditions of the original permit and Permit Amendment No. 1-97-077-A1 are 
included in Exhibit Nos. 4 and 5.   
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1. Conversion to Public Recreation Use:
 

This coastal development permit as amended authorizes the conversion of a mobile home 
park to a recreational vehicle park for exclusive short-term transient use, with a six-month 
maximum stay limitation within each 12-month period, excepting (1) the fenced RV 
space nearest the entrance gate which may be utilized for housing an employee whose 
duties are to provide “on call” after hours check-in service and security at the gate, 
store, and cafe locations and (2) the furthest west RV space adjacent to the new 
tractor garage which may be utilized for housing an employee whose duties are to 
unload commercial fishing boats at night, and oversee logistics, boat trailer parking 
and site maintenance during heavy launch schedules on peak weekends. This coastal 
development permit as amended also authorizes the removal of 10 mobile homes and 
the improvement of 18 R.V. sites with water, electricity, and septic capacity. Any 
development other than the development described in Coastal Development Permit No. 1-
97-77 as amended, including but not limited to (a) conversion of any other portion of the 
approved facilities to a private or member only use or the implementation of any program 
to allow extended or exclusive use or occupancy of the facilities by an individual or limited 
group or segment of the public; (b) extending the stay limitations for R.V. usage; and (c) 
creating additional mobile home sites; and (d) renting or leasing the property for 
storage is specifically not authorized by this permit and would require an amendment to 
this permit. or a new permit from the Commission or its successor agency. 
 

7. Revised Runoff/Erosion Control Plan
 

A.  PRIOR TO COMMENCEMENT OF CONSTRUCTION of the 
Multipurpose Building, PRIOR TO ISSUANCE OF THE AMENDED 
COASTAL DEVELOPMENT PERMIT, the applicant shall submit, for review 
and written approval of the Executive Director, a final revised Runoff/Erosion 
Control Plan that substantially conforms with the plan submitted to the 
Commission on October 31, 2003, and received November 12, 2003, entitled 
“Albion River Campground Rainwater Drainage Plan For Proposed 
Multipurpose Building” except that it shall be revised to include the following 
provisions addressing runoff and erosion impacts from construction of the 
development:  
          
1. A physical barrier consisting of bales of straw placed end to end shall be 

placed between any construction and the banks of the Albion River.  The 
bales shall be composed of weed-free, rice straw, and shall be maintained in 
place throughout the construction period. 

 
2. Vegetation at the site shall be maintained to the maximum extent possible 

and any disturbed areas shall be replanted or seeded with native vegetation 
immediately following project completion. 
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3. All on-site demolition and construction debris stockpiles shall be covered and 
contained at all times. 

 
B.   The permittee shall undertake development in accordance with the approved 

Runoff/Erosion Control Plan.  Any proposed changes to the approved final plan 
shall be reported to the Executive Director.  No changes to the approved final plan 
shall occur without a Commission approved amendment to this coastal 
development permit unless the Executive Director determines that no amendment 
is legally required. 

 
10. Revised Final Lighting Plan
 
A. PRIOR TO COMMENCMENT OF CONSTRUCTION of the lighting 

authorized by PERMIT AMENDMENT No. 1-97-077-A3, the applicant shall 
submit, for the review and written approval of the Executive Director, a final 
revised lighting plan prepared by a qualified lighting engineer for the new 
path, roadway, bathroom/shower entrance, and security lighting that 
substantially conforms with the lighting plan submitted with the application 
entitled “Proposed Lighting Impr. CDP 1-97-77,” prepared by Roger Collin, 
except that the plan shall be revised to include the following provisions:  
 
1. No more than the minimum Department of Housing and Community 

Development (HCD) required park lighting is achieved for roadway, 
pathway, and bathroom/shower entrances, and safety and security 
lighting shall occur only at gangways, launch ramps, and docks and are 
the minimum amount necessary for the safe ingress and egress. 

 
2. Roadway lighting shall be no more than 2 feet in height and the minimum 

amount necessary to achieve HCD R.V. park lighting standards;  
 

3. Bathroom and shower entrance lighting shall be the minimum height 
necessary to achieve HCD park lighting standards; and 

 
4. Dock and gangway security lighting shall be no more than 2 feet in 

height; and 
 

5. Lamps shall be low voltage and low lumens, such as red colored 
incandescent lamps of low wattage or low-lumen white lights, such as 
monochromatic LPS lights used at low levels; and 

 
6. Fixtures shall be full cut off, shielded, and downcast.  

 
The revised lighting plan shall include a full analysis and explanation of the 
calculations used to determine that the proposed roadway and bath and 
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shower entrance lighting is the minimum amount needed to ensure 
consistency with no more than the minimum HCD standard for special 
occupancy park lighting, and a full analysis and explanation of how the 
security lighting at docks and gangways is the minimum amount necessary 
for their safe ingress and egress.  
 

B. The permittee shall undertake development in accordance with the approved 
Final Revised Lighting plan.  Any proposed changes to the approved plan 
shall be reported to the Executive Director.  No changes to the approved 
plans shall occur without a Coastal Commission approved amendment to this 
coastal development permit unless the Executive Director determines that no 
amendment is legally required. 

 
11. State Lands Commission Review 
 

PRIOR TO COMMENCEMENT OF CONSTRUCTION of the 
Multipurpose Building, and WITHIN 60 DAYS OF COMMISSION 
APPROVAL OF PERMIT AMENDMENT No. 1-97-077-A3 or within such 
additional time as the Executive Director may grant for good cause, the 
applicant shall submit to the Executive Director, for review and approval, a 
written determination from the State Lands Commission that: 

 
A. No State or public trust lands are involved in the amended 

development; or 
 

B. State or public trust lands are involved in the amended development 
and all permits required by the State Lands Commission for the 
approved project as conditioned by the Commission have been 
obtained; or 

 
C. State or public trust lands may be involved in the amended 

development, but pending a final determination, an agreement has 
been made with the State Lands Commission for the approved project 
as conditioned by the Commission to proceed without prejudice to 
that determination. 

 
12. Deed Restriction 
 

PRIOR TO COMMENCEMENT OF CONSTRUCTION of the 
Multipurpose Building, and WITHIN 60 DAYS OF COMMISSION 
APPROVAL OF PERMIT AMENDMENT No. 1-97-077-A3 or within such 
additional time as the Executive Director may grant for good cause, the 
applicant shall submit to the Executive Director for review and approval 
documentation demonstrating that the applicant has executed and recorded 
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against the parcel(s) governed by this permit amendment a deed restriction, 
in a form and content acceptable to the Executive Director: (1) indicating 
that, pursuant to this permit amendment, the California Coastal Commission 
has authorized development on the subject property, subject to terms and 
conditions that restrict the use and enjoyment of that property; and 
(2) imposing the Special Conditions of this permit amendment as covenants, 
conditions and restrictions on the use and enjoyment of the Property. The 
deed restriction shall include a legal description of the entire parcel or 
parcels governed by this permit amendment. The deed restriction shall also 
indicate that, in the event of an extinguishment or termination of the deed 
restriction for any reason, the terms and conditions of this permit 
amendment shall continue to restrict the use and enjoyment of the subject 
property so long as either this permit amendment or the development it 
authorizes, or any part, modification, or amendment thereof, remains in 
existence on or with respect to the subject property. 
 

13. Permit Amendment Expiration and Condition Compliance  
 

Because some of the proposed development has already commenced, this 
coastal development permit amendment shall be deemed issued upon the 
Commission's approval and will not expire.  Failure to comply with the 
special conditions of this permit may result in the institution of an action to 
enforce those conditions under the provisions of Chapter 9 of the Coastal 
Act. 

 
 
 

IV. FINDINGS AND DECLARATIONS FOR APPROVAL 
 
The Commission hereby finds and declares: 
 
1. Site Description & Project Description and History 
 
A. Site Description 
 
The subject site is an approximately 9 ¾ -acre parcel containing the Albion River 
Campground and Marina, located at Albion Flat on the north and west sides of the Albion 
River, just east of the Albion River Bridge on Highway One at 33800 North Albion River 
Road, Albion, Mendocino County (Exhibit Nos. 1 & 2). The site is used as a privately 
owned campground and marina facility that accommodates both commercial fishermen 
and recreational boaters. Albion Flat is on the lower Albion River estuary floodplain. The 
site originally consisted of wetlands filled approximately a century ago to support a 
lumber mill, and then a mobile home park, before being converted to the existing 
campground and marina complex. The site is in an area designated as “highly scenic” by 
the Mendocino County Land Use Plan, and is primarily visible from the Albion River 
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Bridge, from public roads within the Albion community atop and along the bluff on the 
south and east side of the river, and from the river itself. Although the river contains 
environmentally sensitive eelgrass and supports threatened salmonid species, there is no 
sensitive habitat on the upland portions of the site where the campground is located. 
 
B.  Project Description 
 
First, the amendment request seeks “after the fact” approval to authorize an RV space in 
the campground to be exempt from the six-month stay limitation imposed in Special 
Condition No. 1 of the original and amended permit, for employee housing. This aspect 
of the application is seeking to correct a prior violation of a long-term stay limitation by 
an employee of the RV Park. Since the 18 full hookup RV spaces and dry sites are filled 
to capacity only two weekends per year, according to the applicant, management made 
RV spaces available to employees during the search for permanent local housing. The RV 
space nearest the entry gate was provided to the employee as a convenience and security 
measure to provide “on call” after hours check-in service and security at the gate, store, 
and café locations. The applicant is seeking authorization to continue to use this space as 
employee housing, exempt from the six-month stay limitation. Additionally, the applicant 
is seeking new authorization to convert one “dry” camping site to employee housing to be 
utilized as a “rotating” employee site, or to convert a second plumbed RV space for the 
employee. The applicant states that a “floating” dry site would be convenient to position 
an employee responsible for unloading commercial fishing boats, near the dock, since 
boats often require unloading after dark, and with the conversion of the “old storage 
yard” to dry sites, an employee staying in a trailer near the launch ramp and new dry sites 
could oversee logistics, boat trailer parking, and site maintenance during heavy launch 
schedules on peak weekends. As stated above, if this floating site cannot be approved 
because it would deprive the public of the less costly camping space, the applicant is 
instead requesting that a second fully plumbed RV site be made available for the second 
employee, exceeding the six-month stay limitation. 
 
Second, the applicant is seeking approval to (1) install lighting improvements in 
consultation with a qualified lighting engineer, the Coastal Commission, and HCD at five 
locations including the main entrance, store/café, bathhouse, gangways to floating docks, 
and launch ramps for safety and security, and (2) install shielded, downcast lights at a 
height to be agreed upon according to plans and specifications to be provided by a 
qualified lighting engineer on new and existing 4-foot posts 40-feet apart, lining 
campground roadways, including the roadway to the new dry campsites in the “old 
storage yard” to meet Department of Housing and Community Development (HCD) 
minimum illumination standards for RV parks (Section 1108 of HCD standards).  (See 
Exhibit No. 3.) 
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C. Project History 
 
In 1978, Mendocino County approved a use permit (#U 84-77) to convert an existing 
mobile home park and campground (previously allowed by the Planning Commission’s 
approval of use permit # 54-71 in 1972) to an 86-space recreational vehicle park with a 
convenience store, snack bar, laundry facility, restrooms, and office. The use permit was 
approved exclusively for transient recreational vehicles, and no permanent mobile homes 
were allowed; the previously existing mobile homes were to be phased out and replaced 
by recreational vehicle spaces. At that time there were 19 mobile home spaces and 82 
recreational vehicle spaces. The applicant did not convert the mobile home sites to 
recreational vehicle sites, and also did not obtain a coastal development permit from the 
Coastal Commission for the conversion. 
 
A number of coastal development permits obtained through the years by the applicant for 
the site were not exercised and subsequently expired, including CDP 80-A-43 for the 
construction of a temporary storage shed, and CDP 1-83-49 for construction of a 
recreation building. In 1990 the applicant obtained an exemption to replace a 975-square-
foot bathhouse destroyed by fire with a new 960-square-foot bathhouse building. 
 
In 1994 the Commission granted CDP 1-93-35 for dredging at the site, and CDP 1-93-36 
for the construction of a concrete seawall to protect the site from bank erosion. In 1997, 
the Commission approved an amendment to this permit to allow for installation of rock 
rip-rap revetment along the existing riverbank instead of constructing the concrete 
seawall two to three feet inshore of the existing riverbank. In 1998, the Executive 
Director approved Coastal Permit Waiver No. 1-98-004-W to demolish and reconstruct 
an existing store/office building that had been in existence since 1970, and replace the 
existing failed septic system with a new septic system.  
 
Also in 1998, the Commission approved CDP No. 1-97-77 (see Exhibit No. 5) 
authorizing a change in use from a mobile home park to a recreational vehicle park for 
short-term, transient use only, as well as various improvements including the installation 
of new electrical and water supply lines, and demolition of ten dilapidated mobile homes. 
In January of 2004, the Commission approved 1-97-77-A1, which authorized the 
demolition of shower and restroom buildings, relocation of campsites, modification to the 
septic system, landscaping, and construction of shed/garage and multipurpose buildings. 
Within this same period of time, Commission staff were made aware of three alleged 
violations at the subject site: (1) permanent occupancy of RV campsites for over 6 
months where permit condition allows only short-term transient use with a 6-month stay 
limitation; (2) new un-shielded outdoor lighting on the south side of the store/café and at 
the entrance to the old bathhouse; and (3) unpermitted provision of boat and travel 
trailers/RV storage spaces to customers.  CDP No. 1-97-077-A1 has not yet been issued. 
 
The applicant submitted CDP Amendment Application No. 1-97-077-A2 in June, 2004 to 
correct on-going violations at the site and included a request for authorization for (1) 



1-97-077-A3 
JOE NANYA 
Page 15 
 
 
allowance of two spaces in the campground to be exempt from the six-month stay 
limitation so that the spaces can be utilized for year-round employee housing; (2) 
replacement of existing unshielded lights with shielded, downcast fixtures, and 
installation of new shielded and downcast lighting around the campground; and (3) the 
provision of boat and travel trailer/RV storage spaces to customers, with or without fees.  
Staff prepared a recommendation for the Commission and scheduled the item for the 
Commission’s October 15, 2005 meeting.  In its staff recommendation dated September 
30, 2005, staff recommended that the Commission approve with conditions, the two RV 
spaces for employee housing, and replacement of existing lighting and installation of new 
lighting.  Staff further recommended that the Commission deny the request for boat and 
travel trailer/RV storage based on inconsistencies with the visual resource protection, 
flood hazards, and water quality policies of the Coastal Act.  On October 7, 2005, prior to 
the October 15, 2005 Commission hearing, the applicant withdrew the application.  
Therefore, the Commission never acted on CDP Amendment Application No. 1-97-077-
A2.  
 
The applicant resubmitted the current CDP amendment application (1-97-077-A3) to 
resolve on-going violation issues at the site on March 6, 2006.  The applicant has since 
removed the un-shielded lighting and replaced it with shielded, downcast fixtures, 
consistent with the condition imposed by CDP No. 1-97-77-A1.  The current amendment 
application seeks authorization of two of the three items in the previous amendment 
application including (1) allowance of two spaces in the campground to be exempt from 
the six-month stay limitation so that the spaces can be utilized for year-round employee 
housing; and (2) replacement of existing unshielded lights with shielded, downcast 
fixtures, and installation of new shielded and downcast lighting around the campground.  
The applicant eliminated the request for authorization of the 20-foot pole lights proposed 
in the previous amendment application.  Additionally, the provision of on-site boat and 
travel trailer/RV storage spaces are not a part of this permit amendment application.  The 
applicant is separately pursuing a claim of vested rights for the on-site boat and travel 
trailer/RV storage. 
 
2. Visual Resources 
 
Coastal Act Policy 30251 states: 
 

The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance. Permitted development shall be sited and 
designed to protect views to and along the ocean and scenic coastal areas, to 
minimize the alteration of natural land forms, to be visually compatible with the 
character of surrounding areas, and, where feasible, to restore and enhance 
visual quality in visually degraded areas. New development in highly scenic areas 
such as those designated in the California Coastline Preservation and Recreation 
Plan prepared by the Department of Parks and Recreation and by local 
government shall be subordinate to the character of its setting. 
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According to the applicant, some unshielded outdoor lighting was installed at the 
campground during the initial conversion process (from mobile home park to RV park) in 
1997, and some unshielded lighting was in existence at the dock and fish-cleaning areas 
prior to that time.  Subsequent to the Commission’s approval 1-97-077-A1, which 
included a condition requiring all lighting to be shielded and cast downward, unshielded 
lighting was installed on the south side of the store/café and at the entrance to the old 
bathhouse.  When notified by Commission enforcement staff of their violation of the 
permit condition, these lights were replaced by shielded, downcast lights.  However, the 
applicant states that some of the older unshielded lighting remains on the property. 
 
The current application includes a lighting proposal to (1) install lighting improvements 
in consultation with a qualified lighting engineer, the Coastal Commission, and HCD at 
five locations including the main entrance, store/café, bathhouse, gangways to floating 
docks, and launch ramps for safety and security, and (2) install shielded, downcast lights 
at a height to be agreed upon according to plans and specifications to be provided by a 
qualified lighting engineer on new and existing 4-foot posts 40-feet apart, lining 
campground roadways, including the roadway to the new dry campsites in the “old 
storage yard” to meet Department of Housing and Community Development (HCD) 
minimum illumination standards for RV parks (Section 1108 of HCD standards).  (See 
Exhibit No. 3.) 
 
The campground is located on Albion Flats, on a 9 ¾-acre parcel on the east side of 
Highway One’s Albion Bridge in an area designated as highly scenic in the Mendocino 
County LUP. Thus, in addition to being sited and designed to protect views to and along 
the coast and being visually compatible with the surrounding areas, the fact that the site is 
part of a highly scenic area means all permitted development at the site, including the 
proposed lighting, must be subordinate to the character of its setting. The immediate 
setting includes the Albion Bridge to the west and above the subject site, Albion Cove, 
the beach, the Albion River, and the steep forested hills across the river to the east and 
south. 
 
The campground is visible from the Albion River Bridge, Albion Ridge Road, the Albion 
River itself (from the vantage point of boaters, kayakers, etc.), and the Albion Cove 
Beach, just west of Albion Flats. The view from the Albion River Bridge looks directly 
down onto the entire development. Furthermore, the views of members of the public 
using the publicly available campground itself would be affected by the proposed 
development. The installation of additional lighting in this area, as proposed, would have 
significant adverse impacts on nighttime visual resources. The proposed lighting would 
serve to light up the campground and marina, draw one’s attention toward the 
development, and detract from other nighttime views in its immediate setting, including 
moonlit coastal views, the outline of the hills to the east, and the star-filled sky.  
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The impacts of night lighting and light pollution (or urban sky glow) on the visual 
environment has been well documented by scholars and organizations such as the 
International Dark-Sky Association (IDA) and the Illuminating Engineering Society of 
North America (IESNA), who have developed techniques to improve the quality of 
lighting to improve nighttime visibility, as well as public safety, energy and money 
savings, and reducing air pollution and green house gas emissions. Many types of 
outdoor lighting designed for security and visibility are wasteful, a source of disabling 
glare, and cause “light trespass,” the poor control of outdoor lighting which crosses 
property lines, detracts from quality of life, and confuses the instinctive daily and 
seasonal cycles of animals and plants (darksky.org).  
 
These issues become even more salient at a coastal campground, where the public is 
often escaping the city to experience views of the coast and the night sky. According to 
John Gilkison of IDA, the public can be deprived of these experiences in RV parks 
because of excessive outdoor lighting, and that in reality using less light allows people to 
see more of their surroundings and of the night sky. The human eye adapts better to lower 
light levels, and therefore the excessive use of lighting in camping areas is 
counterproductive. Gilkison suggests that if RV parking areas need to be lighted, that 
only full cut off fixtures1 with lamps of the lowest lumens2 output should be used, and 
recommends footpath lighting that is only a few feet off the ground and is low voltage, 
such as red colored incandescent lamps of low wattage (7 watt, 15 watt, or 25 watt at the 
most) (Gilkison 2000). Low voltage, low lumen lights have been shown to preserve dark 
adaptation, hence reducing visual impacts (Gilkison 2000). In addition, low-mounted 
lighting eliminates glare, as the light bulbs are below eye level, hence increasing the 
quality of the visual experience, and full-cut-off fixtures allow no light emissions above 
the fixture, hence preserving the dark sky and mitigating the negative impacts of 
unshielded lighting on views.      
 
The applicant proposes to install lighting improvements for safety and security purposes 
at five locations including: 
 

(1) The entrance gate near the store/café; 
(2) The gangways to the sport docks; 
(3) The east and west ends of the existing bath and shower building; 
(4) The gangway to the commercial floating docks; and 
(5) The launch-ramp and pond-mooring basin. 

 
The applicant proposes to consult with a qualified lighting engineer, the Coastal 
Commission, and HCD to develop mutually acceptable lighting improvements in these 
areas to provide minimum standards for public safety and security.   These lights could 
significantly impact visual resources in the area if they were of a height, lumen, and 
voltage that would cause glare, light up the RV park and draw attention to it from public 

 
1 A fixture that allows no emission above a horizontal plane through the fixture 
2 A unit measurement of the amount of light cast by a lamp 
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vantage points (e.g. Albion River Bridge), causing the development to be insubordinate 
to the character of its setting, and depriving the public of nighttime views in the area, 
inconsistent with Section 30251 of the Coastal Act.  Further, there is evidence to suggest 
that bright “safety” and “security” lighting does little to achieve its purpose.  For 
example, public hazards can be created by the use of glaring, high wattage floodlighting 
along roadways and parking lots, shining directly into the driver’s line of site 
(darksky.org). Studies by the U.S. Department of Justice and the National Institute of 
Justice have shown no conclusive evidence that lighting prevents crime (US DOJ 1977) 
(Nat’l Institute of Justice). The Institute of Justice report stated that lighting can be 
ineffective and counterproductive in some places, and that criminals often need lighting 
to detect potential targets and low-risk situations. According to a 2003 handbook on 
security and lighting by the Illumination Engineering Society of North America (IESNA), 
property owners should take caution in over-lighting, and be careful about glare, because 
it “causes annoyance, discomfort, or loss of visual performance or visibility, and usually 
reduces the benefits of security lighting” (IESNA 2003).  As the applicant has not 
specified height, lumen, or voltage details of the proposed safety and security lighting 
improvements, it is not clear that the lighting plan as proposed is consistent with Section 
30251 of the Coastal Act.  
 
The applicant also proposes to install new shielded and downcast lights at a height to be 
agreed upon on new and existing 4-foot posts located 40 feet apart (or every 2 campsites) 
along campground roadways to meet Housing and Community Development minimum 
standards for special occupancy (i.e. RV park) park lighting (Section 2108, Title 25 of 
HCD regulations). These standards are: (a) an average of five horizontal foot candles of 
light at the floor level at entrances to toilet and shower buildings; (b) an average of ten 
horizontal foot candles of light at the floor level within toilet and shower buildings; and 
(c) an average of two-tenths (0.2) horizontal foot candles of light the full length of all 
roadways and walkways within the mobile home park.  
 
A footcandle is the illuminance produced on a surface one foot from a uniform point 
source of one candela (darksky.org 1996). One footcandle is roughly equal to one lumen 
per square foot. Hence, with regard to the standard for roadways and walkways, two-
tenths (0.2) of a footcandle is equal to two tenths of a lumen per square foot. In 
consultations with HCD staff, Commission staff has learned that HCD personnel often 
rely on applicants and/or their lighting engineers to calculate whether the lighting 
proposed meets the mandated lighting standards (HCD, pers. com. 9/19/05). The 
applicant did not submit information explaining how the proposed lights on the 4-foot 
posts would be installed at the minimum and produce the least amount of ambient light 
necessary, consistent with the minimum HCD standard and not over and above the 
standard.  Although the lighting is proposed to be shielded and downcast, these lights 
could significantly impact visual resources in the area by causing glare, lighting up the 
RV park and drawing attention to it from public vantage points (e.g. Albion River 
Bridge), causing the development to be insubordinate to the character of its setting, and 
depriving the public of nighttime views in the area, inconsistent with Section 30251 of 
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the Coastal Act.  As the applicant has not specified height, lumen, or voltage details of 
the proposed post lights, it is not clear that the lighting plan as proposed is consistent with 
Section 30251 of the Coastal Act.  
 
However, if the proposed lighting was revised to provide for high quality illumination 
that provides safety and security and does not deprive the public of nighttime views or 
impact visual resources, through (1) the use of park lighting for roadway, pathway, and 
bathroom/shower entrances that achieve no more than the minimum HCD required park 
lighting standards, and where safety and security lighting occur only at the entrance, 
gangways, launch ramps and docks and are the minimum amount necessary for their safe 
ingress and egress; (2) the use of roadway, dock, and security lighting that is no more 
than 2-feet-high; (3) the use of bathroom and shower entrance lighting that is the 
minimum height necessary to achieve HCD park lighting standards; (4)  the use of lamps 
that are low voltage and low lumens, such as red colored incandescent lamps of low 
wattage; and (5) the use of fixtures that are full cut off, shielded, and downcast, then the 
lighting would be subordinate to the character of its setting and would be consistent with 
Section 30251 of the Coastal Act.  Installing the lights on posts at the minimum height 
necessary and requiring full cut-off fixtures and lamps with low lumens would reduce the 
amount of light and glare cast by each lamp, thereby making them less intrusive.  Further, 
the lighting requirements discussed above should be implemented in consultation with a 
qualified lighting engineer who can ensure that the lighting plan for the site provides the 
minimum amount of lighting necessary to meet HCD standards and that excessive 
lighting is avoided, minimizing its impacts on visual resources, and making it subordinate 
to the character of its setting.  
 
Therefore, the Commission imposes Special Condition No. 10, which requires that prior 
to commencement of construction of the lighting authorized by this permit amendment, 
the applicant provide a revised lighting plan prepared by a qualified lighting engineer for 
review and approval of the Executive Director.  This special condition requires that the 
submitted plan provide for design criteria (1)-(5) discussed above, and adequately 
explains (a) how the revised plan provides for safety and security lighting that is the 
minimum amount necessary for the safe ingress and egress of docks, gangways, and 
launch ramps; and (b) how the roadway, bath and bathroom/shower entrance lighting was 
calculated to be the minimum amount of lighting necessary to meet the HCD minimum 
lighting requirements. Only as conditioned can the Commission find that the project is 
consistent with Coastal Act Section 30251. 
 
Therefore, the Commission finds that the proposed amended development, as 
conditioned, is consistent with Section 30251 of the Coastal Act, as the lighting will not 
impact public views and will be subordinate to the character of its setting.   
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3. Low Cost Visitor Serving Facilities 
 
Coastal Act Section 30213 states in applicable part: 
 

Lower cost visitor and recreational facilities shall be protected, encouraged, and, 
where feasible, provided. Developments providing public recreational 
opportunities are preferred… 

 
The Albion River Campground and Marina currently provides low cost fully plumbed 
transient-use RV camping sites, and cheaper “dry” transient-use camping sites, consistent 
with the goals of Section 30213. The campground contains 18 fully plumbed R.V. sites 
(with sewer hook-ups, water, and electricity) that cost $30.00 per night, and 82 dry R.V. 
campsites, with water and power only (ten of which are to be re-located to the 
northeastern portion of the property on the “spit”), which are the lowest cost at the 
facility, at $27.00 per night for RVs using the water and power and $22.00 per night for 
tent camping. The facility also contains commercial fishing docks and launch ramps for 
recreational boating.  
 
The original and amended permit for the R.V. park conversion (1-97-077) was approved 
with a condition requiring a six-month stay limitation within any 12-month period, to 
insure that the park is utilized for short-term transient use only. The current permit 
application includes an “after the fact” proposal to allow two spaces in the campground to 
be exempt from the six-month stay limitation for employee housing. The variety of job 
duties that occur on the site, including entrance check in, store/café duty, security, and 
dock detail (e.g. unloading commercial fishing boats) necessitate more than one 
employee living at the site, due to the fact that many of these activities occur at night. 
More specifically, the applicant is requesting that one fully plumbed RV site located near 
the entry gate be exempt for an employee as a “convenience and security measure” to 
provide “on call” after hours check-in service and security at the gate, store, and café 
locations. In addition, the applicant is requesting that one “rotating” dry camping site be 
exempted, to be utilized by a second employee. This second employee would be 
responsible for unloading commercial fishing boats near the dock, since boats often 
require unloading after dark. In addition, with the conversion of the northeastern spit to 
dry camping sites (1-97-77-A1), this employee would oversee logistics, boat trailer 
parking, and site maintenance during heavy launch schedules on peak weekends. The 
applicant has stated that the RV or trailer for this second employee would ideally be 
located near the launch ramp and new dry sites. However, if this “floating” site cannot be 
approved because it would deprive the public of the less costly camping space, the 
applicant would instead request that a second fully plumbed RV site in the western 
portion of the RV park be made available housing for the second employee (Exhibit No. 
3).  
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The Commission finds that there is a reasonable need for two employee housing units at 
the site due to the variety of job activities on different parts of the site occurring at 
daytime and nighttime hours, and due to the cost of living in the area it is reasonable to 
offer these employees housing on site.  Further, the elimination of two R.V. sites would 
not significantly affect the availability of lower-cost visitor serving accommodations 
because these two spaces would represent only 2% of the total available R.V. camping 
spaces in the campground.  The exemption of two R.V. spaces from the six-month stay 
limitation is consistent with Section 30213 of the Coastal Act because (a) the Albion 
River Campground and Marina provides low-cost visitor accommodations in the coastal 
zone, consistent with Coastal Act Section 30213; (b) the proposed use of the camping 
spaces for the proposed employee housing would facilitate the continued provision of this 
accommodation to the public; and (c) the conversion of only two RV spaces to employee 
housing would not significantly affect the availability of RV spaces for the public. 
 
However, if one of the exempt spaces were a dry campsite, the lowest cost 
accommodation on the site, the exemption would unnecessarily eliminate a lower-cost 
coastal accommodation opportunity because an alternate site for employee housing exists 
at the campground. As described above, the applicant has alternatively proposed that a 
second fully plumbed RV site be made available for a second employee instead of the dry 
site, exempt from the six-month stay limitation (Exhibit No. 3). Therefore, to protect and 
maintain the lower cost visitor serving accommodation consistent with Coastal Act 
Section 30213, the Commission imposes Special Condition No. 1, which exempts the RV 
spaces from the six month stay limitation that applies to the other 98 RV spaces at the 
campground and requires that the employee housing be limited to the two higher cost 
fully plumbed R.V. sites depicted on Exhibit No. 3. Only as conditioned can the 
Commission find that the proposed development is consistent with Coastal Act Section 
30213. 
 
4.        Violation: Unpermitted Development 
 
Without benefit of a coastal development permit, development has been undertaken 
consisting of the use of one R.V. space for employee housing beyond the six-month stay 
limitation stipulated in Special Condition No. 1 of CDP No. 1-97-077.  Consideration of 
the application by the Commission has been based solely upon policies of the Coastal 
Act.  Action on this permit request does not constitute a waiver of any legal action with 
regard to the alleged violation nor does it constitute an admission as to the legality of any 
development undertaken on the subject site without a coastal development permit. 
 
5. California Environmental Quality Act (CEQA)
 
Section 13096 of the Commission's administrative regulations requires Commission 
approval of Coastal Development Permit applications to be supported by a finding 
showing the application, as modified by any conditions of approval, to be consistent with 
any applicable requirements of the California Environmental Quality Act (CEQA).  
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Section 21080.5(d)(2)(A) of CEQA prohibits a proposed development from being 
approved if there are feasible alternatives or feasible mitigation measures available which 
would substantially lessen any significant adverse effect which the activity may have on 
the environment.   
 
The Commission incorporates its findings on Coastal Act consistency at this point as if 
set forth in full.  As discussed above, the proposed project has been conditioned to 
achieve consistency between the proposed project and the requirements of the Coastal 
Act. These findings address and respond to all public comments regarding significant 
adverse environmental effects of the project that were received prior to preparation of the 
staff report. Mitigation measures that will minimize or avoid all significant adverse 
environmental impact have been required. As conditioned, there are no feasible 
alternatives or feasible mitigation measures available, beyond those required, which 
would substantially lessen any significant adverse impact that the activity may have on 
the environment.  Therefore, the Commission finds that the proposed project can be 
found to be consistent with the requirements of the Coastal Act to conform to CEQA. 
 
 
 
 
 
 
Exhibits: 
1. Regional Location Map 
2. Vicinity Map 
3. Project Plan 
4. CDP 1-97-77-A1 Staff Report 
5. CDP 1-97-77 Staff Report 
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ATTACHMENT A 
 

Standard Conditions: 
 

1. Notice of Receipt and Acknowledgment.  The permit is not valid and 
development shall not commence until a copy of the permit, signed by the 
permittee or authorized agent, acknowledging receipt of the permit and 
acceptance of the terms and conditions, is returned to the Commission office. 

 
 2. Interpretation.  Any questions of intent of interpretation of any condition will 

be resolved by the Executive Director or the Commission. 
 
 3. Assignment.  The permit may be assigned to any qualified person, provided 

assignee files with the Commission an affidavit accepting all terms and 
conditions of the permit. 

 
 4. Terms and Conditions Run with the Land.  These terms and conditions shall 

be perpetual, and it is the intention of the Commission and the permittee to 
bind all future owners and possessors of the subject property to the terms and 
conditions. 
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